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Special Permit pursuant to section 6.36 Reduction in Required Parking;
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Table, Site/Context Photos, Shadow Studies, Early Engagement Summary, 
Traffic and Parking Assessment, LEED Narrative and Report.
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OWNERSHIP CERTIFICATE 

Project Address: 48-50 Bishop Allen Drive Application Date: February 18, 2022 

This form is to be completed by the property owner, signed, and submitted with the Special 
Permit Application: 

I hereby authorize the following Applicant: Dobia Properties Corp. c/o Stuart Rothman 

at the following address: 907 Massaschusetts Avenue 
to apply for a special permit for: Planning Board Special Permit 

on premises located at: 48-50 Bishop Allen Drive Cambridge, MA 02139 
for which the record title stands in the name of: Dobia Properties Corp. ___ __; _____________ _ whose address is: 907 Massachusetts Avenue

by a deed duly recorded in the: Registry of Deeds of County: Book: Page: 
------------------

0 R Registry District of the Land Court, 

Signature of 
\, 

�teNo_.= __ 
. 

{Jl 

Book: Page: 

To be completed by Notary Public: 

Commonwealth of Massachusetts, County of Middlesex South
------------------

The above named Stuart Rothman personally appeared before me,
on the month, day and year and made oath that the above statement is true. 

Notary: -��\2)�,��--
My Commission expires: _____ . � . .. · · . .  �. 4U ... �---a.o"":...l,L:.j•1------""<:r�...,_,...\=...1'sw::.:;__J..i.'""+--"-<..>:"--,,.,.=---1+--__ �v-'.::)3.__�, ""R�Y.W'.} "'--'::,,. o ... , f!:c,· w ::t:. 

� SEAN D. HOPE @ Notary Public 
COMMONWEALTH Of MASSACHU.SETTS 

My Commission Expires On 

September 02, 2027 

CITY OF CAMBRIDGE, MA• PLANNING BOARD • SPECIAL PERMIT APPLICATION 



CITY OF CAMBRIDGE, MASSACHUSETTS 

PLANNING BOARD 

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA 02139 

CERTIFICATION OF RECEIPT OF PLANS 

BY CITY OF CAMBRIDGE TRAFFIC, PARKING & TRANSPORTATION 

City Department/Office: 

Project Address: 

Applicant Name: 

For the purpose of fulfilling the requirements of Section 19.20 and/or 6.35.1 and/or 5.28.2 of 

the Cambridge Zoning Ordinance, this is to certify that this Department is in receipt of the 

application documents submitted to the Planning Board for approval of a Project Review 

Special Permit for the above referenced development project: (a) an application narrative, (b) 

small format application plans at 11" x 17" or the equivalent and (c) Certified Traffic Study. The 

Department understands that the receipt of these documents does not obligate it to take any 

action related thereto. 

Signature of City Department/Office Representative Date 

CITY OF CAMBRIDGE, MA• PLANNING BOARD • SPECIAL PERMIT APPLICATION 



CITY OF CAMBRIDGE, MASSACHUSETTS 

PLANNING BOARD 

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA 02139 

CERTIFICATION OF RECEIPT OF PLANS 

BY CITY OF CAMBRIDGE DEPARTMENT OF PUBLIC WORKS 


City Department/Office: 

Project Address: 

Applicant Name: 

F or the purpose of fulfilling the requirements of Section 19.20 of the Cambridge Zoning 
Ordinance, this is to certify that this Department is in receipt of the application documents 
submitted to the Planning Board for approval of a Project Review Special Permit for the above 
referenced development project: (a) an application narrative and (b) small format application 
plans at 11" x 17" or the equivalent. The Department understands that the receipt of these 
documents does not obligate it to take any action related thereto. 

Signature of City Department/Office Representative Date 

CITY OF CAMBRIDGE, MA • PLANNING BOARD • SPECIAL PERMIT APPLICATION 




CITY OF CAMBRIDGE, MASSACHUSETTS 

PLANNING BOARD 

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA 02139 

CERTIFICATION OF RECEIPT OF PLANS 

BY CITY OF CAMBRIDGE TREE ARBORIST 


City Department/Office: 

Project Address: 

Applicant Name: 

For the purpose of fulfilling the requirements of Section 4.26, 19.20 or 11.10 of the Cambridge 
Zoning Ordinance, this is to certify that this Department is in receipt of the application 
documents submitted to the Planning Board for approval of a MultiFamily, Project Review or 
Townhouse Special Permit for the above referenced development project: a Tree Study which 
shall include (a) Tree Survey, (b) Tree Protection Plan and if applicable, (c) Mitigation Plan, 
twenty one days before the Special Permit application to Community Development. 

Signature of City Department/Office Representative Date 

CITY OF CAMBRIDGE, MA • PLANNING BOARD • SPECIAL PERMIT APPLICATION 




CITY OF CAMBRIDGE, MASSACHUSETTS 

PLANNING BOARD 

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA 02139 

CERTIFICATION OF RECEIPT OF PLANS 

BY CITY OF CAMBRIDGE WATER DEPARTMENT 


City Department/Office: 

Project Address: 

Applicant Name: 

For the purpose of fulfilling the requirements of Section 19.20 of the Cambridge Zoning 
Ordinance, this is to certify that this Department is in receipt of the application documents 
submitted to the Planning Board for approval of a Project Review Special Permit for the above 
referenced development project: (a) an application narrative and (b) small format application 
plans at 11" x 17" or the equivalent. The Department understands that the receipt of these 
documents does not obligate it to take any action related thereto. 

Signature of City Department/Office Representative Date 

CITY OF CAMBRIDGE, MA • PLANNING BOARD • SPECIAL PERMIT APPLICATION 




CITY OF CAMBRIDGE, MASSACHUSETTS 

PLANNING BOARD 

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA 02139 

CERTIFICATION OF RECEIPT OF PLANS 

BY CITY OF CAMBRIDGE lEED SPECIALIST 


City Department/Office: 

Project Address: 

Applicant Name: 

For the purpose of fulfilling the requirements of Section 22.20 of the Cambridge Zoning 
Ordinance, this is to certify that this Department is in receipt of the application documents 
submitted to the Planning Board for approval of a Special Permit for the above referenced 
development project: (a) an application narrative, (b) small format application plans at 11" x 
17" or the equivalent and (c) completed LEED Project Checklist for the appropriate LEED 
building standard, accompanying narrative and affidavit. The Department understands that 
the receipt of these documents does not obligate it to take any action related thereto. 

Signature of City Department/Office Representative Date 

CITY OF CAMBRIDGE, MA • PLANNING BOARD. SPECIAL PERMIT APPLICATION 




FEE SCHEDULE 


Project Address: Application Date: 

The Applicant must provide the full fee (by check or money order) with the Special Permit 
Application. Depending on the nature of the proposed project and the types of Special Permit 
being sought, the required fee is the larger of the following amounts: 

• 	 If the proposed project includes the creation ofnew or substantially rehabilitated floor area, 
or a change ofuse subject to Section 19.20, the fee is ten cents ($0.10) per square foot of 
total proposed Gross Floor Area. 

• 	 If a Flood Plain Special Permit is being sought as part of the Application, the fee is one 
thousand dollars ($1,000.00), unless the amount determined above is greater. 

• 	 In any case, the minimum fee is one hundred fifty dollars ($150.00). 

Fee Calculation 

New or Substantially Rehabilitated Gross Floor Area (SF): x $0.10 = 

Flood Plain Special Permit 	 Enter $1,000.00 if applicable: 

Other Special Permit 	 Enter $150.00 if no other fee is applicable: 

TOTAL SPECIAL PERMIT FEE 	 Enter Larger of the Above Amounts: 

CITY OF CAMBRIDGE, MA • PLANNING BOARD • SPECIAL PERMIT APPLICATION 


http:1,000.00
http:1,000.00


DIMENSIONAL FORM  
 

CITY OF CAMBRIDGE, MA •  PLANNING BOARD • SPECIAL PERMIT APPLICATION 

Project Address:   48-50 Bishop Allen Drive Application Date:   February 18, 2022 
 

 

Existing Allowed or 
Required (max/min) Proposed Permitted 

Lot Area (sq ft) 5150sf none 5150sf   

Lot Width (ft) 70.8-72.3 50’/none 70.8-72.3  

Total Gross Floor Area (sq ft) 6093 sf 26,780 24,123sf  

Residential Base 6093 sf 20,600 20,600 sf 

 Non-Residential Base N/A N/A N/A 

Inclusionary Housing Bonus N/A 6,180 3,523sf 

Total Floor Area Ratio .845 6.5 4.68 

 
Residential Base .845 4   4 

Non-Residential Base N/A N/A N/A 

Inclusionary Housing Bonus N/A 30% .68 

Total Dwelling Units 11 22 22  

Base Units 11 17 17 

 
Inclusionary Bonus Units N/A 5 5 

Base Lot Area / Unit (sq ft) 468sf N/A 302.9sf 

Total Lot Area / Unit (sq ft) 468sf  N/A 234 sf 

Building Height(s) (ft) 36+ 80’  69.9’ 

 

Front Yard Setback (Bishop 
Allen Drive) (ft) 

8’ 5’ 5’ 

Front Yard Setback (Douglass 
Street) (ft) 

Varies 4.6’-6.7’+/- 11.29’ (or waiver) 5’ 

Side Yard Setback – Left (ft) 2.7’ 21.9’ (or waiver) 5’ 

Side Yard Setback – Right (ft) Varies: 13.2’ – 16’ 21.75’ (or waiver) Varies: 5.4 – 8.2’  

Open Space (% of Lot Area) 19% 10% 36% 

 Private Open Space 15% 10% 0% 

Permeable Open Space 27% N/a 24% 

Other Open Space (Specify) N/A N/A 36% (1,858 S.F.) 
Patios & Balconies  

Off-Street Parking Spaces 0 11 0   

Bicycle Parking Spaces 0 Long Term: 23  
Short Term:3  

24 Long Term 
4 Short Term 

 

Loading Bays 0 0 0 
Use space below and/or attached pages for additional notes: 
 



DIMENSIONAL FORM  
 

CITY OF CAMBRIDGE, MA •  PLANNING BOARD • SPECIAL PERMIT APPLICATION 

Building height is compliant with 20.304.2.2.a, which allows up to 80’ with a 45 degree bulk control plane at 60’:   

20.304.2: Building Height Limitations. The maximum height of buildings in the Central Square Overlay District shall be governed 
by the requirements of this Section 20.304.2; however, at locations where the base zoning district establishes a more restrictive 
height limitation, the more restrictive shall apply.  
1.As of Right Height Limitations. … 
2.Special Permit for Additional Height. Additional height may be permitted as follows: 
(a) The maximum allowable height in the Central Square Overlay District may be increased up to eighty (80) feet upon 
issuance of a Special Permit by the Planning Board provided that those portions in excess of sixty (60) feet are set back 
from the street line at least ten (10) feet and that those portions are also set back from one or more forty-five degree 
(45°) bulk control planes beginning sixty (60) feet above any streetline in the district and rising over one or more lots at 
a forty-five degree (45°) angle… 
 

 



Project Narrative 

February 2022 

A.  Narrative

The Applicant proposes to construct a multifamily residential development sited on a 
5,150 square foot lot at the corner of 50 Bishop Allen Drive and Douglas Street (the “Site”).  
The Site is located one block east of the bustling Massachusetts Avenue corridor in Central 
Square with numerous ground floor retail shops, restaurants and several modes of public 
transit and located within the Central Square and Mass and Main Overlay Districts with a 
base district of Business B. The proposal is requesting special permit approvals as required 
by the Zoning Ordinance (the “Ordinance”) for the Central Square Overlay and Business B 
base zoning district. 

The Site is currently improved by a physically obsolete four-story multi-family rental 
building which covers a majority of the lot with little green space. Directly adjacent to the 
Site is municipal parking lot number 5 that is currently under construction to support the City 
of Cambridge’s Storm Water management system and associated Generator which is located 
directly on property line facing Bishop Allen Drive. 

The Applicant proposes to demolish the existing building and construct twenty-two 
(22) residential dwelling units on Six (6) stories with dwelling units, lobby, elevator, 
mechanical and bicycle storage on the ground floor. Due to the constrains of the site which 
make a curb cut impracticable, metered parking on Bishop Allen Drive and the several public 
transit options, no vehicle parking is proposed for the development. There will be twenty- 
three (23) indoor bicycle parking spaces on the ground floor and 4 exterior short-term bicycle 
spaces to service the building. In support of its request to waive the parking requirement the 
Applicant has retained Vanasse & Associates inc. to complete a parking availability study (a 
copy of which is included herewith).

The Project will provide a variety of unit types: approximately 9.5% will be one 
bedrooms (2 units), 81% will be two bedrooms (18 units), and 9.5% will be three bedrooms 
(2 units). 

The primary entrance for the residential units will be located on Bishop Allen Drive 
near the corner of Douglas Street and Bishop Allen Drive. Along the Bishop Allen and 
Douglas Street facades the building will be set, back approximately five (5) feet and will 
include green areas, landscaping and four short-term bicycle parking.  
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Zoning Approvals and Requested Waivers: 
 
The Applicant is requesting the following approvals pursuant to the Ordinance in 
connection with the project. 
 

• Special Permit pursuant to section 6.36 Reduction in Required Parking; 
• Special permit pursuant to Ordinance section 10.43 Generally applicable Special 

Permit criteria. 
• Special Permit pursuant to section 20.304.4(1) & (2) Waiver of Setback and Open 

Space; 
• Special Permit pursuant to section 20.304.2(2) Additional Height greater than 55’ 

but less than 80’ 
• Special Permit pursuant to section 20.305 Standards for Issuance of Special 

Permits  
•  

 
Zoning Requirements for Granting Requested Relief 

 
The provisions of the Ordinance set forth below apply to the requested Special 

Permits for the project.  Application of each provision of the Project follows the 
provision in italics. 

 
A.   6.35 Reduction in Required Parking 

 
6.35.31 
The purpose of a Parking Analysis is to provide quantitative data to assist a special 
permit granting authority in considering certain projects. A Parking Analysis shall be 
submitted where it is specifically required by any provision of this Zoning Ordinance. A 
special permit granting authority may also request that elements of a Parking Analysis be 
provided when considering a project that proposes a deviation from parking requirements 
specified in the Zoning Ordinance or an increase in development density above the 
maximum allowed as-of-right under base zoning regulations. The Applicant is seeking 
relief pursuant to section 6.35 of the Ordinance and not pursuant to the Waiver of Parking 
and Loading contained in section 20.304.6. Although the Site falls within the Central 
Square Overlay it also borders the lower mixed use zoning district (Business A) zoning 
district and therefore the criteria in section 6.35 is more appropriate. The waiver of 
parking and loading in Central Square Overlay includes criteria that is appropriate for 
much large projects including but not limited to programming, events, and infrastructure 
that contribute to the Cultural District established in Central Square and improvements to 
public parks, or restoration of historic structures, monuments and other features owned by 
the City of Cambridge or other public agency or a nonprofit organization. As listed below 
section 6.35 has criteria focus on impact on available parking, proximity to transit and 
measure to reduce demand for private automobiles. 
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6.35.32 
Where a Parking Analysis is specifically required by any provision of this Zoning 
Ordinance, the proponent shall first consult with the Traffic, Parking and Transportation 
Department to determine the scope and methodology of such an analysis. The results of 
the Parking Analysis shall be included in any Special Permit Application for the project. 
 
Initial discussions with the Traffic, Parking, and Transportation (TP&T) department were 
held prior to the development of the September 2020 memorandum as well as 
supplemental discussions with TP&T in March 2021 prior to the preparation of the April 
8, 2021 update.  
 
6.35.33 
For residential projects, a Parking Analysis shall include some or all of the following, 
with the specific type and level of analysis to be determined by the Traffic, Parking and 
Transportation Department based on the relevant characteristics of the proposal: 
 
See parking and traffic assessment by Vanasse & Associates, Inc. (VAI) included hereto. 
 
(a) Estimates of the project's parking demand, as evidenced by vehicle ownership rates 
and peak parking occupancy data for comparable nearby residential projects, resident 
parking permit and motor vehicle registration data for the area, and/or other indicators of 
parking demand. These estimates should account for daytime and nighttime parking. 
Estimates may account for differences in parking demand given the occupancy of units, 
such as owner-occupied vs. rental units, market-rate vs. below-market-rate units, or 
elderly-oriented vs. conventional units. Estimates may also account for anticipated 
vacancy rates. 
 
See page 2 paragraph 2 of the PTA. The site is expected to have an auto ownership of 
approximately 0.5 vehicles per unit. The Census Tract 3531.01 the tract the project is 
located in shows 43 percent of the residents do not own vehicles. It is anticipated that the 
proposed site would have a higher percentage of residents that do not own cars 
compared to the surrounding census tract as no parking is being provided on-site and 
prospective residents will have incorporated this condition into their decision to live in 
the building. Therefore, it was assumed that the residents of this development would have 
50 percent auto ownership. 
(b) Maps showing the distance to alternate transportation options in the area, including 
MBTA rapid transit stations and bus routes, bike facilities, and car-sharing services. 
 
 
See Figure 4 of the PTA. This figure shows the distance from the site to alternative 
transportation resources in the area. The closest MBTA Bus Stop is 0.2 miles or a 4-
minute walk. The closest Red Line station is 0.2 miles or a 4-minute walk. The closest 
BLUEbikes Station is 0.2 miles or a 4-minute walk. The closest car sharing location is 
120 feet or a 1-minute walk. 
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(c) Studies of on-street parking capacity and utilization in the vicinity of the project. Such 
studies should be conducted at night, and should account for the normal activity hours of 
other land uses in the area.

(d) Where applicable, inventories and peak occupancy data for nearby off-site parking that 
will be available to the project's residents or visitors, either on a round-the-clock basis or 
by way of a shared use arrangement. Private, off-site parking shall only be applicable to 
the analysis if a long-term leasing arrangement is proposed to be made. Shared parking 
arrangements should be studied thoroughly to determine the minimum amount of parking 
required to satisfy the demand from all proposed land uses during any given time period.

See Page 3 Paragraph 1 of the PTA. Municipal Parking Lot 5 and Municipal Parking Lot 
6 were not included in the parking utilization observations conducted in December 2019. 
These lots are metered until 10:00 PM and are available for temporary use until 8:00 
AM. Parking Lot 5 is located 0.1 miles or a 2-minute walk northeast of the Project site 
and contains 82 spaces. Parking Lot 6 is located 250 feet or a 1-minute walk northeast of 
the Project site and contains 45 spaces. The applicant is also working with the owners of 
the 55 Franklin Street garage in order to provide parking for residents, should residents 
come to the site with one or more vehicles in their use. 

(e) A description of measures that will be implemented to reduce demand for private
automobile use, such as the availability of car-sharing programs and/or incentives for
residents or employees to walk, bicycle, or use public transportation, and estimates of the
anticipated impact of those measures on parking demand.

See Page 3 Paragraph 1 of the PTA. Municipal Parking Lot 5 and Municipal Parking Lot 
6 were not included in the parking utilization observations conducted in December 2019. 
These lots are metered until 10:00 PM and are available for temporary use until 8:00 AM. 
Parking Lot 5 is located 0.1 miles or a 2-minute walk northeast of the Project site and 
contains 82 spaces. Parking Lot 6 is located 250 feet or a 1-minute walk northeast of the 
Project site and contains 45 spaces. The applicant is also working with the owners of the 
55 Franklin Street garage in order to provide parking for residents, should residents come 
to the site with one or more vehicles in their use. 
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B. Generally Applicable Criteria for Approval of a Special Permit 
 

Pursuant to section 10.43 of the Ordinance, Special Permits will normally be granted 
where provisions of this Ordinance are met, except when particulars of the location or 
use, not generally true of the district or of the uses permitted in it, would cause granting 
of such permit to be to the detriment of the public good because: 
 
a) It appears that requirements of this Ordinance cannot or will not be met 

 
With the requested Special Permits, the Project will meet all requirements of the 
Ordinance. 
 

b) Traffic generated and or patterns of access or egress would cause congestion, hazard 
or substantial change in established neighborhood character. 
 
This Project is located in the Central Square Overlay and Business B Zoning District 
and is currently improved by a multifamily residential building on a corner lot.  
Although the projects size doesn’t require a Transportation Impact Study the site is 
well served by public transportation with a several transit options in close proximity 
to the Dispensary. (See attach Traffic Impact Memo).  

 
c) The continued operation of or the development of adjacent uses as permitted in the 

Zoning Ordinance would be adversely affected by the nature of the proposed use or  
 

The Project will not adversely affect continued operation or future development of 
adjacent uses and will further the mixed-use character of the Central Square Overlay 
because the overlay allows for densities and heights similar to current proposal. 
Additionally, the Overlay dimensional standards provides that the upper portions of 
buildings to be set back from Bishop Allen drive creating a natural transition from 
the lower scaled residential neighborhoods east of Central Square in the Port 
neighborhood. Similarly, the site’s lack of parking will not adversely impact 
development of adjacent uses because there are many modes of transit, zipcar, 
municipal parking lot 5 and metered parking. Additionally, the parking requirement 
in the overlay was reduced in a recent amendment from one parking space per 
dwelling unit to .25 parking spaces per dwelling unit in part to encourage residents 
and occupants that rely less on private vehicles. This housing proposal is consistent 
with smart growth principles and provides much need housing the emerging mixed 
use district. 
 
 

d) Nuisance or hazard would be created to the detriment of the health, safety and/or 
welfare of the occupant of the proposed use or the Citizens of the City or 
 
The Project will not create any nuisance or hazard to the detriment of the health, 
safety and or welfare of the occupants of the Project nor the citizens of the City. Once 
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complete the project will add much needed housing in Central Square including three 
(3) bedroom units which are rare and are particularly suitable for families.

 This Project is consistent with goals and objectives of the recently adopted (2017) 
Central Square Restoration Petition and Cambridge’s goals of health, safety and 
welfare as set forth in Section 19.30 (Citywide Urban Design Objectives) of the 
Ordinance to foster development which is responsive to the existing or anticipated 
patterns of development.  

e) For other reasons, the proposed use would impair the integrity of the district or
adjoining district, or otherwise derogate from the intent and purpose of this Ordinance
and

The Project will not impair the integrity of the district in which it is located or the
adjoining district nor derogate from the intent and purpose of the Ordinance as the
proposed multi-family residential use is allowed in this district and the project
requires no additional relief beside the requested Special Permits.  When complete,
the Project will add high quality family friendly housing to the emerging mixed-use
district consistent with sustainable building practices and twenty percent (20%) of the
building gross floor area being restricted for affordable housing.

Further, this project will revitalize a dilapidated property into a thriving residential
development that is consistent with the stated purpose of the zoning ordinance
(section 1.30) which includes encouraging the most rational use of land throughout
the city.

C. 19.30 Citywide Urban Design Objectives

1. Pursuant to Section 19.31 of the Ordinance, new projects should be responsive to the
existing or anticipated pattern of development.  Indicators include:

a) Heights and setbacks provide suitable transition to abutting or nearby residential
zoning districts that are generally developed to low scale residential uses.

The proposed building height is below the maximum allowed by Special Permit within the 
Overlay district and continues the pattern of varying heights and densities along Bishop 
Allen Drive and Douglas. The project has similar heights and densities to other new 
developments in the Square including 10 Essex Street and 5 Columbia Street and lowered 
scaled building of the abutting Mass and Main. The building height (69’-11”) and design 
will incorporate the required step-back for the upper story to comply with the forty-five 
(45) degree bulk control plane from the lower scaled Bishop Allen Drive and residential
neighborhood to the east. Lastly, the mechanicals required for the dwelling units will be
designed to satisfy Cambridge’s Noise Control Ordinance (Chapter 8.16) and be
positioned to be visible from the public way to the greatest extent possible and screened
per the requirements set forth in the zoning code. The screening shall be consistent with
the aesthetic of the proposed structure.



 
 

7 
 

 
b)  New buildings are designed and oriented on the lot so as to be consistent with the 
established streetscape on those streets on which the project lot abuts.  Streetscape is 
meant to refer to the pattern of building setbacks and heights in relationship to public 
streets. 
 
The proposed development is setback from the street 5’ on portions of the building facing 
Bishop Allen Drive and Douglas Street which is consistent with the pattern of 
development on the adjacent streets. The proposed height is consistent with the newly 
constructed residential buildings on Bishop Allen Drive that furthers the evolution of the 
Central Square into a mixed-used district where people can live, work and play.  As 
intended by the Zoning Code, this structure will act as a stepping stone between the 
mixed-use high-rise development on Massachusetts Avenue and the less dense residential 
neighborhood opposite of Bishop Allen Drive 
 
c)  In mixed-use projects, uses are to be located carefully to respect context, e.g. retail 
should front onto a street, new housing should relate to any adjacent existing residential 
use etc. 
 
The project is 100% residential and will not provide any commercial or non-residential 
space.  
 
d)  Where relevant, historical context are respected e.g. special consideration should be 
given to buildings or buildings that are preferably preserved on adjacent to the Site. 
 
There are no known neighboring historic buildings that are preferably preserved on or 
adjacent to the site. In November 2019 the Cambridge Historical Commission approved 
demolition of the existing structure after review of the proposed redevelopment. 
 
2.  Pursuant to Section 19.32 of the Ordinance, development should be pedestrian and 
bicycle-friendly, with a positive relationship to its surrounding.  Indicators include  
(a) Ground floors, particularly where they face public streets, public parks, and publicly 
accessible pathways, consist of spaces that are actively inhabited by people, such as retail 
stores, consumer services businesses and restaurants where they are allowed, or general 
office, educational or residential uses and building lobbies.  Windows and doors that 
normally serve such inhabited spaces are encouraged to be prominent aspect of the 
relevant building facades.  Where a mix of activities are accommodated in the building, 
the more active uses are encouraged facing public street, parks and pathways. 
 
The ground floor will contain uses associated with a residential multifamily development 
including a lobby, mechanical room, elevator access and bicycle parking (sheltered and 
unsheltered) with the number of spaces satisfying the Ordinance requirement for bicycle 
parking.   
 
In commercial districts, such active space consists of retail and consumer service stores 
and building lobbies that are oriented towards the street and encourage pedestrian activity 
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on the sidewalk.  However, in all cases such ground floor spaces should be occupied by 
uses (a) permitted in the zoning district within which the structure is located, and (c) 
compatible with the principal use for which the building is designed. 

Not Applicable 

(b) Covered parking on the lower floors of a building and on-grade open parking,
particularly where located in front of a building, is discouraged where a building faces a
public street or public park and publicly accessible pathways.

Due to the constrains of the site, metered parking on Bishop Allen and multiple modes of 
public transit there is no parking being proposed on site. 

(c) Ground floors should be generally 25-50% transparent.  The greatest amount of glass
would be expected for retail uses with lesser amount for office, institutional or residential
use.
The ground floor levels have been designed to maximize glazing where possible. The
corner of Douglas Street & Bishop Allen Drive contains the residential lobby and bike
storage. This portion of the structure has storefront style glazing. The left side (from
Bishop Allen Drive) contains a transformer vault that complies with the parameters
provided by Eversource & is not glazed for safety concerns. The portion of the ground
floor along the right side (from Douglas Street) is occupied by residential units & is
glazed to be consistent with the rhythm of the residential glazing on the upper floors.  The
façade that fronts Douglas Street and the façade that fronts Bishop Allen Drive both have
28% glazing.

(d) Entries to buildings are located so as to ensure safe pedestrian movement across
street, encourage walking as preferred mode of travel within the city and to encourage the
use of public transit for employment and other trips.  Relating building entries as directly
as possible to crosswalks and to pathways that lead to bus stop and transit stations is
encouraged; siting buildings on a lot and developing site plans that reinforce expected
pedestrian pathways over the lot and through the district is also encouraged.

The building has been sited to encourage pedestrian access by providing ADA accessible 
access to the residential lobby, which is at the corner of Bishop Allen Drive and Douglas 
Streets.  This entry location provides the most convenient point of intersection between 
pedestrian traffic from Bishop Allen Drive and Massachusetts Avenue via Douglas Street. 

(e) Pedestrians and bicyclists are able to access the site safely and conveniently;
bicyclists should have, secure storage facilities conveniently located on-site and out of
the weather.  If bicycle parking is provided in a garage, special attention must be paid to
providing safe access to the facilities from the outside.

Pedestrians and bicyclists can access the site safely on ADA-compliant paths and 
sidewalks along the streets and within the site.  Secured, covered bicycle parking is 
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provided in the lobby of the building.  Additionally, short-term bicycle space are 
provided in the front of the building.  
 
(f) Alternate means of serving this policy objective 19.32 through special building design, 
siting, or site design can be anticipated where the building form or use is distinctive such 
as freestanding parking structures, large institutional buildings such as churches and 
auditoriums, freestanding service buildings, power plants, athletic facilities, 
manufacturing plants, etc.  
 
 
The Project complies with the policy objective 19.32. 
 
3) Pursuant to Section 19.33 of the Ordinance, the building and site design should 
mitigate adverse environmental impacts of the development upon its neighbors.  
Indicators include: 
 
a) Mechanical equipment that is carefully designed, well organized or visually screened 
from its surroundings and is acoustically buffered from neighbors.  Consideration is 
given to the size, complexity and appearance of the equipment, its proximity to 
residential areas, and its impact on the existing streetscape and skyline.  The extent to 
which screening can bring order, lessen negative impacts and enhance the overall 
appearance of the equipment should be taken into account.   
 
Rooftop mechanicals will be designed to minimize sight from the public way to the 
greatest extent possible. They shall be screened in a manner that is complementary to the 
proposed aesthetic of the structure. In order to minimize construction impact and to 
avoid potential water table issues, this development does not include a basement. 
Therefore, the mechanical equipment will be located between the ground floor and the 
rooftop.  
 
b) Trash that is handled to avoid impacts (noise, odor, and visual quality) on neighbors 
e.g. the use of trash compactors or containment of all trash storage and handling within a 
building is encouraged. 
 
The trash/recycling storage and handling for the Project is contained within the building 
to avoid noise, odor and visual impacts to the furthest extent possible.  The trash will 
picked up by a private trash company at a frequency determined by the building needs.  
In compliance with the Ordinance, no refuse storage areas are located in the front yards.   
 
c) Loading Docks that are located and designed to minimize impacts (visual and 
operational) on neighbors. 
 
Not Applicable. 
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d) Stormwater Best Management Practices and other measures to minimize runoff and
improve water quality are implemented.

The project will implement Best Practices to minimize runoff and improve water quality. 

e) Landscaped areas and required Green Area Open Space, in addition to serving as
visual amenities, are employed to reduce the rate and volume of storm water runoff
compared pre-development conditions.

The Project has incorporated Low Impact Development Design features into overall 
Stormwater Management design of the site including an increase permeable surfaces and 
natural landscape features and grading. 

f) The structure is designed and sited to minimize shadow impacts on neighboring lots,
especially shadows that would have a significant impact on the use and enjoyment of
adjacent open space and shadows that might impact the operation of a Registered
Solar System as defined in Section 22.60 of the Ordinance.

The proposed development minimizes shadows to the greatest extent possible. The 
morning shadows are cast on Douglas Street. During the day, the shadows wrap around 
the Douglas Street, Bishop Allen Drive intersection & terminate at Bishop Allen drive, 
opposite of the City parking lot. There are no adjacent open spaces that will be 
negatively affected by shadows from this development. Evening shadows will be cast onto 
the corner of the adjacent city parking lot & afternoon shadows will be cast onto the 
private parking lot opposite of Bishop Allen Drive towards the winder solstice.    

g) Changes to the grade across the lot are designed in ways to minimize the need for
structural retaining walls close to the property line.

The project will maintain existing grade in general, making small adjustment to enhance 
drainage and ground coverage. 

h) Building Scale and wall treatment, including the provision of windows, are sensitive to
existing residential uses on adjacent lots.

The proposed structure has been designed to visually break up the scale of the massing in 
order to relate to the surrounding, less dense structures as well as the larger scale 
developments. This is accomplished by providing a distinct 1 to 1.5 story “base” of a 
higher quality veneer material, 5 story “middle” of cementitious cladding, and 1 story 
“cap” of cementitious or metal cladding. The Bishop Allen and right side (from Douglas 
Street) facades are broken up by a series of consistently spaced window bays. The 
Douglas Street and left side (from Bishop Allen) facades are broken up by a series of 
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balconies that protrude into the setbacks.  All of these elements help to reduce the 
apparent scale of the structure.  

i) Outdoor lighting is designed to provide minimum lighting necessary to ensure adequate
safety, night vision and comfort, while minimizing light pollution.

Architectural lighting will be designed to shield lamps from view and minimize light 
pollution.  Pedestrian lighting along the fronts (Bishop Allen and Douglas) and side yard 
areas will provide safe lighting to supplement existing street lighting while enhancing the 
visual landscape in the evenings. Additionally all lighting will be low emittance LED type 
fixtures with excellent light control to avoid light spillage on abutting properties.  

j) The creation of Tree Protection Plan that identifies important trees on the site,
encourages their protection, or provides for adequate replacement of trees lost to
development on the site.

The site is mostly covered with the existing structure and walkways containing one tree. 
As depicted on the landscaped plan, new landscaping including bushes and tree species 
are being proposed that will provide shade and greening of the site.   

4) Pursuant to Section 19.34 of the Ordinance, projects should not overburden the City
infrastructure services, including roads, city water supply system and sewer system.

a) The building and site design are designed to make use of water-conserving plumbing
and minimize the amount of stormwater run-off through the use of best management
practices for stormwater management.

As described above, the Project’s stormwater management system has been designed to 
incorporate best management practices and a preliminary plan has been submitted to 
DPW the Department of Public Works. Water-conserving plumbing fixtures will be used 
in keeping with industry standards, and as required to meet LEED standards where 
applicable. 

b) The capacity and condition of drinking water and wastewater infrastructure systems
are shown to be adequate, or the steps necessary to bring them up to an acceptable level
are identified.

Sanitary Sewer Service Infrastructure 

As described above, the proposed project is solely for residential use and its sewer 
infrastructure is designed to treat sanitary wastewater only, per the Department of 
Environmental Protection 310CMR the design rate of 110 gallons per bedroom per day 
is used.  The existing sanitary sewer line located at 44 ½ & 50 Bishop Allen Drive will be 
cut and capped and replaced with a new design.  The proposed design will connect into 
the existing 15” Ductile Iron public sewer main on the southwest side of Bishop Allen 
Drive, between Douglas and Columbia Street.  The relative design flows are as follows: 
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for the existing residential multi-family structure, there are twelve bedrooms. The design 
rate of 110 gallons per bedroom per day, equals an existing design flow of one-thousand, 
three-hundred and twenty gallons per day. The proposed building has a combination of, 
one two- and three-bedroom units; totaling forty-four bedrooms. The design rate used of 
110 gallons per bedroom per day, equals a design flow of, four-thousand-eight hundred-
forty gallons per day.  This has a net into the city of Cambridge sewer system of three-
thousand, five-hundred and twenty gallons per day.  The proposed connection will seek 
all applicable permits with the Cambridge Department of Engineering, Cambridge 
Department of Public Works and MWRA.    

Water Service – Domestic and Fire 

As described above, the project is comprised of twenty-two residential units and will 
require two water line services into the proposed building.  Both lines will connect into 
South-west side of the 8inch ductile iron water main on Bishop Allen Drive, between 
Douglas Street and Columbia Street. A two-inch line to service all domestic residential 
usages and a two-inch line to service the fire suppression systems. The proposed 
connections will seek all applicable permits with the Cambridge Department of 
Engineering, Cambridge Department of Public Works and MWRA.    

c) Buildings are designed to use natural resources and energy resources efficiently in
construction, maintenance, and long-term operation of the building, including supporting
mechanical systems that reduce the need for mechanical equipment generally and its
location on the roof of a building specifically.  The buildings are sited on the lot to allow
construction of adjacent lot to do the same.  Compliance with the Leadership Energy and
Environmental Design (LEED) certification standards and other evolving environmental
efficiency standards are encouraged.

LEED Narrative: 

See LEED certification and Narrative submitted with this application. Further the project 
is not subject to the Green Building requirements of Article 22.000 of the ordinance as 
the total building square footage is less than 25,000 square feet. 

5) Pursuant to Section 19.35 of the Ordinance, new construction should reinforce and
enhance the complex urban aspects of Cambridge as it has developed historically.
Indicators include

a) New Educational institutional construction that is focused with the existing campuses.

N/A to the Project. 

b) Where institutional construction occurs in commercial areas, retail, consumer service
enterprises, and other uses that are accessible to the general public are provided at the
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ground (or lower) floors of buildings. Where such uses are not suitable for programmatic 
reasons, institutional uses that encourage active pedestrian traffic to and from the site. 

 N/A to the Project 

c) In large, multiple-building, non-institutional developments, a mix of uses, including
publicly accessible retail activity, is provided where such uses are permitted and where
the mix of uses extends the period of time the area remains active throughout the day.

N/A to the Project 

d) Historic structures and environments are preserved.

N/A to the Project 

e) Preservation or provision of facilities for start-up companies and appropriately scaled
manufacturing activities that provide a wide diversity of employment paths for
Cambridge residents as a component of the development; however, activities heavily
dependent on trucking for supply and distribution are not encouraged.

N/A to the Project  

6) Pursuant to Section 19.36 of the Ordinance, expansion of the inventory of housing in
the City is encouraged.  Indicators include

a) Housing is a component of any large, multiple building commercial development.
Where such development abuts residential zoning districts substantially developed to
low-scale residential uses, placement of housing within the development such that it acts
as a transition/buffer between uses within and without the development.

b) Where housing is constructed, providing affordable units exceeding that mandated by
the Ordinance.  Targeting larger family-sized middle income units is encouraged.

The Project is a residential development adding twenty-two (22) residential dwelling 
units to the housing inventory of the City.  A range of unit types are provided, of which  
9.5% will be one bedrooms, 81% will be two bedrooms, and 9.5% will be three bedrooms.  
The Project will provide 20% of the building floor area of) set aside for affordable housing.. 

7) Pursuant to Section 19.37 of the Ordinance, enhancement and expansion of open
space amenities in the city should be incorporated into new development in the city.
Indicators include:

a) On large-parcel commercial development, publicly beneficial open space is provided.

N/A to the Project 
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b) Open space facilities are designed to enhance or expand existing facilities or to expand
networks of pedestrian and bicycle movement within the vicinity of the development.

Due to the constrains of the lot there are no open space facilities onsite although there 
are parks and open space facilities within a short walk from the site including Clement 
Morgan Park, Lafayette Square and hosts of pocket parks within ½ of the site. 

c) A wider range of open space activities than presently found abutting area is provided.

The project is in close proximity to several open space amenities including Clement 
Morgan Park, Lafayette Square and hosts of pocket parks within ½ of the site. 

20.305 Standards for Issuance of Special Permits. 

In addition to the general standards for the issuance of a special permit found in Section 
10.40 of the Zoning Ordinance, the special permit granting authority shall in addition 
make the following findings: 

• The proposed development is consistent with the goals and objectives of the
Central Square Action Plan:

• Encourage responsible and orderly development;
• •Strengthen the retail base to more completely serve the needs of the

neighborhoods;
• •Preserve the Square's cultural diversity;
• Create active people oriented spaces;
• •Improve the physical, and visual environment;
• •Provide retail establishments that serve people of diverse economic and social

groups who live in the surrounding neighborhoods;
• Encourage the development of new mixed income housing; and
• Promote compatible retail adjacent to residential uses.
• The building and site designs are consistent with "Urban Design Plan for Central

Square" as outlined in the "Central Square Action Plan" and the "Central Square
Development Guidelines";

• The building and site designs adequately screen the parking provided and are
sensitive to the contributing buildings in the vicinity.

• No National Register or contributing building is demolished or so altered as to
terminate or preclude its designation as a National Register or contributing
building; and

• No National Register or contributing building has been demolished or altered so
as to terminate or preclude its designation within the five (5) years preceding the
application.

The requested special permit to allow for heights greater than 55’ and for a Waiver of 
Setbacks and Open space as required and permitted pursuant to sections 20.304.2 and 
20.304.4 are consistent with the goals and objectives of the Central Square Action Plan 
and Guidelines as follows.  
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The proposed development seeks to redevelopment an underused and dilapidated 
multifamily market rate dwelling into a mixed income building including approximately 
3,523 Sf devoted to exclusively affordable housing. This development will support 
diversifying the future residents of Central Square with new mixed-income housing 
option.  
 
Further the development benefits from and relies on the various multiple modes of public 
transit in close proximity on Mass Ave and therefore proposes zero onsite parking. The 
lack of onsite parking preserves the uninterrupted sidewalk experience without curb cuts 
thereby maintaining pedestrian safety consistent with the Central Square Action Plan. 
 
The building has been designed to shift the greater heights and Massing towards the 
Business B portion along Massachusetts Avenue and away from the lowered scaled 
Business A district on Bishop Allen. Additionally, the upper floor is stepped back from the 
perimeter of the building such that the additional height is set back behind a 45’ bulk 
control plane beginning at an elevation of forty-five (45) feet above the front lot lines on 
Bishop Allen drive. The result is that the upper floor is appropriately screened from 
passerby on Bishop. Lastly, the building exterior is consistent with recommendation 
contained in the Central Square Design Guidelines for housing developments in the 
overlay including creation of affordable units, window should overlook the street below, 
units should face adjacent residential units on Bishop Allen and be sensitive to the scale 
of adjacent units. 
 
IV. CONCLUSION  
 
 As described above, the Project is appropriate for the site and surroundings 
providing additional housing near transit, amenities and services.  Accordingly, for the 
reasons set forth in this application, the Applicant respectfully requests that the Board 
find that the Project satisfies all applicable requirements of the Ordinance in connection 
with the granting of the requested Special Permits. 
 
 
 



48-50 Bishop Allen Drive
Early Engagement Summary 

Early Engagement Summary: 

Project Address: 48-50 Bishop Allen Drive 

Location of meeting: 580 Mass Ave (ground floor) 

Community Meeting #1: 

Tuesday December 17, 2020 @ 4pm 

- In attendance were approximately 15 people from the community including residential abutters
to the project from Douglas Street, residents from Essex Street and the Port. Also representative
from the Cambridge Residence Alliance, St. Pauls’s AMS and Elks were in attendance.

- Developer made a presentation including
o Development plan, site plan, building elevations, perspective and list of zoning relief

requested.
o Timeline for next steps including the Central Square Advisory Committee.
o Owner presented information regarding the existing tenants in the building and confirm

that the all were offered relocation packages.

- Questions/Comments from the public
o Concerns were expressed about the timing of the meeting time at 4pm instead of later

in the evening.
o Members of the public asked about a project website to keep up to date on the various

developments of the project,
o Concerns were expressed about the existing tenants to ensure that agreements were in

place so that they wouldn’t be displaced unfairly.
o Douglas street resident commented that the building was close to his rental unit and

would negatively impact his rentals.
o Resident of Cambridge (Marilee Myers) stated that the development was incongruous

with other building on Bishop Allen near corner of Norfolk.
o Resident Nancy Ryan complained about the timing of the meeting and advertisement.

Stating that in her opinion the meeting shouldn’t count as an early pre-engagement
meeting due to the timing of the meeting. She was concerned that others who might
want to participate couldn’t attend.

Advertisement: 

- At least two weeks prior to the meeting a copy of the meeting flier was sent to the
area4caolition list serve, members of the Cambridge Residents Alliance and a letter was mailed
to all owner on Douglas Street, Institutional Uses on Bishop Allen including St. Paul’s AME and
Elks Lodge.



48-50 Bishop Allen Drive 
Early Engagement Summary 

 
 

 

Thursday January 31, 2020 

 

- In attendance were approximately 15 people from the community and the Owner Stuart 
Rothman was in attendance. 

- Developer made a presentation including  
o Development plan, site plan, building elevations, perspective and list of zoning relief 

requested. 
o Timeline for next steps including the Central Square Advisory Committee. 
o Updated the group that a new project website is available. 

https://50bishopallen.com/project-timeline  
o Owner presented general information about the potential rents making assumptions 

based on construction costs, affordable rents etc. 
o Owner presented information regarding the existing tenants in the building and confirm 

that the all were offered relocation packages.  
o  

- Questions/Comments from the public 
o Height of building and does that adhere to the zoning? 
o How does the 45’ height limit on Bishop Allen and the 45 degree bulk plain impact the 

building. 
o Energy efficiency and glass. Lot of glass on the street facing façade and its impact on 

energy efficiency; 
o Parking; did/will developer consider limiting the number of parking stickers similar to 

Mass and Main and 10 essex. 
o The proposed building lacks neighborhood context and vocabulary as compared to 

building at the corner of Norfolk Street and Bishop Allen. 
o Direct abutter thinks the top floor makes sense and supports the height. Also stated that 

most of its neighbors had given up their cars and would prefer gardens over parking 
spaces. 

o Several questions were asked about construction management, duration of 
development and process. 

o Several questions about future rents and its impact on gentrification. 

Advertisement: 

- At least two weeks prior to the meeting a copy of the meeting flier was sent to the 
area4caolition list serve, members of the Cambridge Residents Alliance and a letter was mailed 
to all owner on Douglas Street, Institutional Uses on Bishop Allen including St. Paul’s AME and 
Elks Lodge. 

https://50bishopallen.com/project-timeline
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CONCEPT
PLANTINGS FOR URBAN CONDITIONS
Support Biodiversity, Sustainability
and Water Management
• Using wildlife friendly plantings & practices with a range of trees, shrubs,

perennials and groundcovers, helps support biodiversity in the neighborhood
• Dense plantings minimize maintenance and eliminates mowing
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ZONING CHART
EXISTING PROPOSED REMARKSREQUIRED IN BASE ZONE (BB)BB ZONE CENTRAL SQUARE OVERLAY

(SUPERSEDES BB)
REFER TO 20.300

1.1 / 6,093 PER 
DATABASE

COMPLIES3.0 / 15,450 S.F.FAR 4.68 / 24,123 SF4.0 / 20,600 SEE NOTES BELOW
+15% INCLUSIONARY BONUS
+15% INCENTIVE
26,780 (5.52)

5,150 SF 5,150 SF COMPLIESNO RESTRICTIONMIN. LOT SIZE N/A

643 SF / DU (8 
DUs)

COMPLIES300 SF / DU (17 DU)
15% INCLUSIONARY HOUSING
+15% INCENTIVE
22 DU

LOT AREA/DU 303 S.F. / DU (17 DU) BASE
+ 5 DU INCLUSIONARY & 
INCENTIVE BONUSES

N/A

71.35' COMPLIESNO RESTRICTIONMIN. LOT WIDTH 71.35'N/A

+/-8' COMPLIES(H+L)/5=(60.5+70)/5=130.5/5=26.1
5' MIN.

MIN. FRONT SETBACK

5' (30' FROM CL OF STREET)20.304.4 (BELOW)

MIN. SIDE SETBACK (LEFT) +/-2.7' SPECIAL PERMIT(H+L)/6=(61.5+70)/6=131.5/6=21.9 5'20.304.4 (BELOW)

BISHOP ALLEN DRIVE

DOUGLAS STREET +/-6.7' SPECIAL PERMIT(H+L)/5=(61.5+70)/5=131.5/5=26.3
5' MIN.

5' (20' FROM CL OF STREET)20.304.4 (BELOW)

MIN. SIDE SETBACK (RIGHT) +/-13.2' SPECIAL PERMIT(H+L)/6=(60.5+70)/6=130.5/6=21.75 5'20.304.4 (BELOW)

MAX HEIGHT (IN FEET) +/-36' (3 
STORIES)

COMPLIES80' 69'-11" (7 STORIES W/ BULK 
CONTROL PLANE)

SEE NOTES BELOW:

MIN. RATIO OF PRIVATE OPEN 
SPACE TO LOT AREA

+/-1,002 S.F. 
(19%)

SPECIAL PERMITRES IN BB ZONE = RES C-3
10% (515 S.F.)

1,858 S.F. AT PATIOS AND 
BALCONIES (36%)

PER BASE ZONING

PARKING 0 SPACES SPECIAL PERMIT1/DU (22 REQUIRED) 0 SPACES0.75/DU (17 SPACES)
(SEE NOTES BELOW)

BICYCLE PARKING 0 SPACES COMPLIESLONG TERM:
1/DU FOR 1ST 20 DU + 1.05 FOR 
ADD DU (23 REQUIRED)
SHORT TERM: 0.10 / DU (3 
REQUIRED)

24 LONG TERM SPACES
+ 4 SHORT TERM SPACES

PER BASE ZONING

RES IN BB ZONE = RES C-3

5,150 SF SITE
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7th Floor Plan
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1/4" = 1'-0"1 7-7th Floor
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A-300
Elevations
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Bishop Allen @ Douglass

Bishop Allen @
Douglass

FIRST CAMBRIDGE

BISHOP ALLEN DRIVE
@ DOUGLASS STREET

CAMBRIDGE, MA

1/8" = 1'-0"1 Bishop Allen Drive Elevation
1/8" = 1'-0"2 DOUGLASS STREET ELEVATION

1/8" = 1'-0"3 LEFT SIDE ELEVATION
1/8" = 1'-0"4 Right Side Elevation
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A-301
Street Elevations
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Bishop Allen @ Douglass

Bishop Allen @
Douglass

FIRST CAMBRIDGE

BISHOP ALLEN DRIVE
@ DOUGLASS STREET

CAMBRIDGE, MA

1/8" = 1'-0"1 Existing Bishop Allen Drive Elevation
1/8" = 1'-0"2 Proposed Bishop Allen Drive Elevation

1/8" = 1'-0"3 Existing Douglass Street Elevation
1/8" = 1'-0"4 Proposed Douglass Street Elevation
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1/8" = 1'-0"1 Existing Left Side Elevation
1/8" = 1'-0"2 Proposed Left Side Elevation

1/8" = 1'-0"3 Existing Right Side Elevation
1/8" = 1'-0"4 Proposed Right Side Elevation
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Bishop Allen Drive
Elevation
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FIRST CAMBRIDGE

BISHOP ALLEN DRIVE
@ DOUGLASS STREET

CAMBRIDGE, MA

3/16" = 1'-0"1 Bishop Allen Drive Elevation Copy 1

1. CEMENTICIOUS PANELS WITH REGLETS
CEMBRIT OR SIM; COLOR: FLINT

CEMENTICIOUS 
PANELS W/ 

REGLETS 
(CEMBRIT PANELS 

OR SIM)

CEMENTICIOUS 
RAINSCREEN 

(CEMBRIT 
PANELS OR SIM)

No. Description Date

2. CEMENTICIOUS PANEL RAINSCREEN
CEMBRIT OR SIM; COLOR: SAHARA

2. CEMENTICIOUS PANEL RAINSCREEN
CEMBRIT OR SIM; COLOR: SAHARA

1. CEMENTICIOUS PANELS WITH REGLETS
CEMBRIT OR SIM; COLOR: FLINT
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Photos
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Bishop Allen @
Douglass

FIRST CAMBRIDGE

BISHOP ALLEN DRIVE
@ DOUGLASS STREET

CAMBRIDGE, MA

FRONT LEFT SIDE OF BUILDING (BISHOP ALLEN DRIVE)

RIGHT SIDE OF BUILDING (DOUGLASS ST)

FRONT OF 50 BISHOP ALLEN DRIVE

No. Description Date
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MEMORANDUM 
 
 
TO: Mr. Ben Deb 

First Cambridge Realty Corporation 
907 Massachusetts Avenue 
Cambridge, MA 02139 
 

FROM: F. Giles Ham, P.E. and 
Derek Roach E.I.T. 
Vanasse & Associates, Inc. 
35 New England Business Center Drive 
Suite 140 
Andover, MA  01810 
(978) 474-8800 

 
DATE: 

 
September 8, 2020 

 
RE: 

 
8419 

 
SUBJECT: 

 
Parking and Traffic Assessment - Proposed Residential Development 
50 Bishop Allen Drive, Cambridge, Massachusetts 

 
 
Vanasse & Associates, Inc. (VAI) has completed a Parking and Traffic Assessment of a proposed 22-unit 
residential development to be located at 50 Bishop Allen Drive in Cambridge, Massachusetts (Project). The 
site currently accommodates 11 units. Contained within this memorandum is a parking supply and demand 
analysis, estimated trip generation by mode split, and a recommended Travel Demand Management (TDM) 
plan. 
 
 
PARKING SUPPLY AND DEMAND ANALYSIS 
 
A comprehensive field inventory of the existing parking supply of the Project was conducted in December 
2019.  Figure 1 depicts the study area.  The field inventory consisted of on-street parking by quantity and 
type (handicapped, permit only, and regulations).  In conducting the parking analysis, the study area was 
subdivided into eighteen (18) distinct parking zones in order to identify parking trends occurring within the 
study area. Figure 2 identifies the total parking supply in the area which totals 534 parking spaces.  Figure 
3 depicts the residential permit parking spaces and unregulated spaces which consists of 455 spaces. Figure 
4 depicts the location of MBTA stations, MBTA bus stops, car-sharing locations, and BLUEbike stations 
in relations to the site. As can be seen from Figure 4, the nearest MBTA subway station, MBTA bus stop, 
and BLUEbike station are 0.2 miles from the site which equates to a 4 minute walk. The nearest car-sharing 
station is approximately 120 feet from the site which equates to a 1 minute walk.   
 
In order to determine the availability of parking spaces, a parking demand survey was conducted during a 
typical weekday (December 10, 2019 to December 11, 2019). Parking observations were recorded at 12:00 
Noon, 10:00 PM, and 6:00 AM.  The parking observations identified the number of vacant spaces within 
the parking survey area.  Table 1 and Figure 5 summarize the parking demand observations for the available 
resident parking.  
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Table 1 
CAMBRIDGE PARKING DEMAND OBSERVATIONS 
December 10, 2019 to December 11, 2019 

 

Zone Parking 
Supply 

Vacant Spaces 
6:00 AM 12:00 PM 10:00 PM 

1 20 0 0 2 
2 31 2 2 6 
3 24 0 0 12 
4 27 4 3 5 
5 8 0 0 1 
6 31 0 2 0 
7 43 3 1 2 
8 33 3 1 5 
9 24 1 1 3 

10 48 4 2 8 
11 48 8 3 9 
12 18 0 2 0 
13 24 1 4 1 
14 20 1 1 3 
15 6 0 0 1 
16 4 1 0 0 
17 22 1 0 2 
18 24 1 2 1 

TOTAL 455 30 24 61 
 
 
As shown in Table 1 and Figure 5 the peak hour demand occurs at 6:00 AM when 24 spaces were vacant.   
 
The Project is proposing to only have on-street parking. By not providing parking, the Project impact will 
be minimized as auto ownership will be discouraged.  Auto ownership is expected at 0.50 vehicles per unit 
and with 11 new units the new demand will be 6 spaces.  Zoning requires one space per unit. Typical 
residential peak parking occurs after 10:00PM.  Based upon the above, there is more than adequate on-
street parking to accommodate the Project.  
 
 
PROPOSED SITE TRIP GENERATION 
 
Traffic volumes expected to be generated by the Project were determined by using the ITE Trip Generation 
Manual1 Land Use Code (LUC) 221, Multifamily Housing (Mid-Rise). The existing building on-site 
contains 11 units and the Project entails constructing a new building containing 22 units.  Therefore, the 
net increase in the number of units for the site is 11 which is what was used to determine the expected 
increase in site generated traffic. It is expected that a significant portion of the residents of the Project will 
utilize alternative modes of transportation other than automobiles.  Based upon the U.S. Census the total 

                                                      
1Trip Generation Manual, 10th Edition; Institute of Transportation Engineers; Washington, DC; 2017. 
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mode split of the Project is estimated as follows: 22 percent automobile trips; 36 percent transit; 32 percent 
pedestrian; 10 percent bicycle/other trips.   
 
The Project trip generation by mode is summarized in Table 2. 

 
Table 2 
PROJECT TRIP GENERATION SUMMARY 

 

Time Period/Direction 

Vehicle 
Tripsa 

(A) 

Person Trips – 11 Unit Increase  

New 
Vehicle  
Tripsg  

(G=C/1.02) 
Person Tripsb 

(B = A*1.06) 

Auto 
Tripsc 

(C) 

Transit 
Tripsd 

(D) 

Walk 
Tripse 

(E) 

 
Bicycle/ 
Others 
Tripsf 

(F) 
 
Average Weekday Daily: 
 

 
60 

 
64 

 
14 

 
24 

 
20 

 

 
6 

 

 
14 

 
 
Weekday Morning Peak Hour: 
Entering 
Exiting 
Total 

 
 
 

1 
3 
4 

 
 
 

1 
3 
4 

 
 
 

0 
1 
1 

 
 
 

1 
1 
2 

 
 
 

0 
1 
1 

 
 
 

0 
0 
0 

 
 
 

0 
 1 
1 

 
Weekday Evening Peak Hour: 
Entering 
Exiting 
Total 
 

 
 
 

3 
2 
5 

 
 
 

3 
2 
5 

 
 
 

1 
0 
1 

 
 
 

1 
1 
2 

 
 
 

1 
1 
2 

 
 
 

0 
0 
0 

 
 
 

1 
0 
1 

aBased on ITE LUC 221 Multifamily Housing (Mid-Rise), for 11 units. 
bConverted to person trips using American Community Survey 2017 5-year estimates for U.S. – 1.06 persons per vehicle. 
c22 percent of total person trips 
d36 percent of total person trips. 
e32 percent of total person trips. 
f10 percent of total person trips. 
gCon verterd to vehicle trips using American Community Survey 2017 5-year estimates for U.S. Census Tract 3531.01. – 1.02 persons per 

vehicle. 
 
As can be seen in Table 2, the Project is expected to generate approximately 14 new vehicle trips on an 
average weekday (7 entering/7 exiting), with approximately 1 new vehicle trips (0 entering/1 exiting) 
expected during the weekday morning peak-hour.  During the weekday evening peak hour, the Project is 
expected to generate approximately 1 new vehicle trips (1 entering/0 exiting). 
 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM) 
 
Reducing the amount of traffic generated by the Project is an important component of the development 
plan.  The goal of the TDM plan is to reduce the use of Single Occupant Vehicles by encouraging 
car/vanpooling, bicycle commuting, the use of public transportation and pedestrian travel.  The following 
measures will be implemented as a part of the proposed project management team in an effort to reduce the 
number of vehicle trips generated: 
 

• In order to encourage the use of public transportation, the property management team will make 
available public transportation schedules, which will be posted in a centralized location for 
residents. 
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• In order to encourage car/vanpooling, the property management team will coordinate with 
MassRIDES and the Charles River Transportation Management Association (CRTMA) to identify 
car/vanpool resources that may be available to residents.  This information will be posted in a 
centralized location. 

• The property management team will investigate joining the CRTMA. The CRTMA could provide 
a ridematching program among the residents. 

• The property management team will provide information on available pedestrian and bicycle 
facilities in the vicinity of the project site.  This information will be posted in a centralized location.  

• Bicycle racks will be provided on-site. 

• Upon initial move-in and lease renewal, residents will be offered the choice of: (1) annual 
HUBWAY membership (including one-time discounted helmet through Hubway), (2) $90 credit 
for ride share service; (3) 1-month adult MBTA Monthly LinkPass, and/or 
(4) 3-month Student or Senior Monthly LinkPass.  

The above strategies will encourage non-auto travel by the residents.   

 
SUMMARY 
 
In summary, a detailed parking survey was completed in the area of the Project and based upon this data it 
can be concluded that there is more than sufficient availability of on-street parking to accommodate the 
Project.  The Project proponent is committed to implementing a Travel Demand Management plan which 
promotes alternatives modes of transportation and will minimize the Project’s impact on available on-street 
parking and traffic in the area. 



 
 

APPENDIX 
 
TRIP GENERATION CALCULATIONS 
 
 



 
 

TRIP GENERATION CALCULATIONS  
 
 













City of

Cambridge Cool Factor Score Sheet

Project Address Special Permit Number Total Lot Area (SF)

Phone Number

Email Address Includes High SRI Roof SRI Value

TRUE 82

Result

Pass

 Outside 

20' of 

PROW

Value 

Factor

Within 20' 

of PROW

Value 

Factor               

Contributing 

Area

Trees

A1 Understory tree currently  <10' canopy spread 0 0.80 + 0 1.60 -                   

A2 Understory tree currently  >10' canopy spread 0 1.00 + 0 2.00 -                   

A3 Canopy tree currently  <15' canopy spread 0 0.80 + 0 1.60 -                   

A4 Canopy tree currently between 15' and 25' canopy spread 0 1.00 + 0 2.00 -                   

A5 Canopy tree currently  >25' canopy spread 0 1.20 + 0 2.40 -                   

New or Transplanted Trees

A6 Understory tree 4 0.60 + 3 1.20 900                  

A7 Canopy tree 0 0.70 + 0 1.40 -                   

Planting Areas B1 0 0.30 + 0 0.60 -                   

B2 160 0.40 + 112 0.80 154                  

B3 74 0.50 + 226 1.00 263                  

C1 0 0.10 + 0 0.20 -                   

C2 0 0.30 + 0 0.60 -                   

C3 0 0.30 + 0 0.60 -                   

C4 0 0.50 + 0 1.00 -                   

C5 0 0.60 + 0 1.20 -                   

D1 High-SRI Roof Required N/A

D2 256 0.1 26                    

D3 0 0.2 + 0 0.40 -                   

Portion of lot area utilizing green strategies . . . . . . . . . . . . . . . . . . . . . . . . . . . . .26% 1,342        

Portion of score from green strategies . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 98% 1,030        

Portion of score from trees . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 67%

Portion of score contributing to public realm cooling . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 64%

Completed by Khalsa Design Incorporated on 06/21/2022

Enter minimum required open 

space ratio. If the ratio is less than 

20%, enter 20 here.

Total Contributing Area 

Intensive Green Roof

Preserved Existing Trees

Lawn

Low Planting

Planting

High-SRI Paving

COOL FACTOR 

SCORE
1.30

Paving & 

Structures

If your project 

scores 1 or 

above, you have 

successfully met 

the requirements 

of the Cool 

6/22/2022

When entering 

strategies that 

are within 20' of 

the public right of 

way (column L), 

do not also enter 

them in column 

High-SRI roofs 

are a 

prerequisite of 

the Cool Factor 

and therefore 

are not assigned 

a point value.

Low slope roofs (i.e. ≤ 2:12) must 

have a minimum SRI of 82. Steep 

slope roofs (i.e. > 2:12) must have 

a minimum SRI of 39.

Project       

Summary
Total Area Goal

Green Roofs & 

Facades
Green Façade

Living Wall

Green Roof

Short Intensive Green Roof

For definitions, see 

reference document.

High-SRI Shade Structure

Enter the number of 

trees in each category. 

Count each tree only 

once on this form.

Enter area in square 

feet of each component 

in the box provided

Applicant Contact / Address

907 Massachusetts Avenue, Cambridge MA 02139 sdhope77@gmail.com

Project Description

Demolition of the existing structure and construction of a six story residential structure containing 22 dwelling units. 

50 Bishop Allen Drive PB-___ 5150
Applicant Name

Stu-Lin Family Trust 617-491-1932 20%

Open Space Requirement (%)

Yes
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